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The preparation of this report was financially 
aided through a Federal grant from the Urban 
Renewal Administration of the Housing and Home 
Finance Agency, under the Urban Planning 
Assistance Program authorized by Section 701 
of the Housing Act of 1954, as amended. 


FORWARD 


This planning report, the fourth of a series providing background information 
for the Comprehensive Plan for Wheeling, is based on a variety of primary 
(field investigations, surveys, etc.) and secondary (published reports, census 
data, trade studies, etc.) information sources. Facts are presented as they 
have been found; observations and conclusions have been drawn from these 


facts in a manner as objective as possible. 


It should be remembered that these preliminary studies provide the basis for 
planning decisions. As such, objective criticism is a primary goal of the 
studies. Thus, while the consultant feels strongly about the desirable 
features of Wheeling and its growth potential, nevertheless, as in any com- 
munity, there is room for improvement. It is in this light that these studies 


are presented. 


It is urged that all of the preliminary reports receive. as wide a circulation 
as possible among the various Village bodies concerned with planning as well 
as the civic groups having a community interest in planning, in order that 
they may: 
(a) familiarize themselves with the various factors 
affecting planning in the Wheeling area; 


(b) become aware of the interrelationships of these 
factors, their dependence on each other, and the 
over-all relationship to the well-being of the 
community; and 


(c) be prepared to review final plans and act on those 
plans with a thorough background as to their impli- 
cations in all phases of the Village's life. 
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HOUSES AND HOMES 


Wheeling's residential areas contain primarily single-family, 5-room homes, 
occupied by the owner, valued at about $17,000, and built within the last ten 


years, as indicated by 1960 Census data. 


The growth of the residential development of the Village is indicated in 
Table 4-1, which shows existing living units through March, 1960, as reported 
in the 1960 Census. The remaining figures through March, 1963, were computed 


from the Building Commissioner's records. 


TABLE 4-1 
RESIDENTIAL UNITS IN WHEELING BY SELECTED PERIODS 

No. Est. Annual 

Added Rate 

During Unit Total No. Single-Family Multi-Family 
Period Period Constr. Res. Units No. le No. te 
1939 or earlier Pa - Ze - - - - 
1940-1949 Ou 2 303 - - - - 
1950-1954 Be Das 414 - - - - 
1955-Mar 1960 1,428 331 1942 730 9359 py iy 63k 
Mar 1960-Dec 1960* 222 296 2,064 L230 937 5 134 GQiD 
1961* 320 320 25304 2,096 87.9 288 Ze 
1962* 229 229 2.643 ZZ 85.9 368 LAwt 
1963 (Jan-Mar)* 47 - 2,660 o,200 85.7 380 14.3 


*Building Permits issued. 
Sources: 1960 Census of Housing 

Building Commissioner's Reports 
It is obvious that Wheeling's entire growth has occurred since 1955 when the 
estimated annual rate of construction of residential living units rose above 
330. This rate continued approximately to 1962, when a substantial reduction 
occurred. However, the seasonal adjusted total for the first three months of 


1963 indicates a continuing level of residential construction for 1963. 


Also shown is the proportionate ratio of multi-family dwellings to single-family 
dwellings. It is estimated that prior to March, 1960, multi-family units were 
constructed at a ratio of 6 out of 100 residential units. In the remainder of 
1960, this increased to 10 out of 100, and in 1961, almost 1 out of 2 housing 


units was constructed in a multi-family structure (48 out of every 100 residential 
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units). In 1962, this proportion was reduced slightly to 35 out of 100 resi- 


dential units. 


Wheeling approaches '1960 Urban" ratio of apartments to single-family structures. 


Comparative data indicate a continuing increase in the number of residential 
units in multi-family structures (other than single-family) in Wheeling and 
surrounding competitive communities, and yet the figures for the entire metro- 
politan area indicate that an increasing percentage of residential units are 
single-family structures. 


TABLE 4-2 
PERCENTAGE OF RESIDENTIAL UNITS BY TYPE, 


1960 CENSUS AND DECEMBER, 1962 


1960 Census December 1962* 
6 in fs in 
TL Multi-Fam. Fon LD. Multi-Fam. 
Single-Fam. Structures Single-Fam. Structures 
WHEELING 93.9 6.1 85.9 14,1 


All Urban Areas in State 54.60 G5 0 ~ = 


Urban Fringe Areas in 
State (outside central 
cities) 83.9 Lowe - - 


Metropolitan Chicago 46.3 D3s/ 48.3 51.7 


Competitive Communities: 
(Arlington Hts., Deerfield, 
Des Plaines, Mt.Prospect, 
Northbrook) 89.7 103 S749 Tt 


*From Bell Savings & Loan reports and 1960 Census. 


The need for selection in housing types is a trend that will continue. Many 
factors tend to support the desire and needs of the present and future popula- 


tions to a greater variety of housing: 


(1) An increasing number of older people desire living 
accommodations with a minimum of maintenance problems. 


(2) An increasing number of young adults, young married 
couples, desire a small apartment until a family is 
started and some job security is obtained. 


(3) Industry, having relocated to suburban areas, in turn 
requires housing accommodations for all labor skills. 


Digitized by the Internet Archive 
in 2024 with funding trom 
University of Illinois Urbana-Champaign Alternates 


https://archive.org/details/preliminaryplannO4unse 
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(4) Voluntary mobility of the population has increased for 
several reasons, including seeking relief from economic 
pressures and to achieve psychological goals. 


(5) Many workers seek a hedge against involuntary mobility: 
job transfers, temporary assignments, etc. 


(6) There are economic advantages to financing and building 
multi-family structures. 


(7) The current trend favors combining the economic and tax 
advantages of multi-family structures with the limited 
individual responsibility of multi-family living. 


Owner-occupied housing to remain high. Over 87.6 per cent of the occupied 


residential units in Wheeling were being lived in by their owners in March, 
1960. This was a considerably higher percentage than other urban areas in 


the state (54.6) or even the "urban fringe communities" (75.5). 


Home-owner occupancy is anticipated to continue in Wheeling at a high level 
but will probably be reduced from the present level to nearer the "urban 
fringe composition". Changing factors such as the use of "condominium" multi- 
family structures, where tenancy is that of owner rather than renter, will be 
reflected in future tabulations. Under these conditions the owner-renter 
relationship will be useless as an indication of structure, type and size, and 
an actual measure of units per structure will be required. 


TABLE 4-3 
TYPE OF OCCUPANCY OF HOUSING UNITS 


State Urban 


WHEELING Urban Fringe Metro. Cook 
Per cent Housing Units No. ‘bo Areas Areas Chicago County 
Owner-occupied Uo ae: 87 .6 54.6 is 3 50.6 46.0 
Renter-occupied 25 1244 45.4 24.5 49.4 54.0 


Wheeling has high vacancy rate in dwellings for sale. Data for March, 1960, 


indicated some 104 dwelling units ready for or nearly ready for occupancy. 

This represented a total vacancy rate at that time of 5.6 per cent of the total 
housing units available. However, the distinction in Wheeling is that more than 
half of the vacancies were being held for "sale'' only. Generally speaking, 
those were vacant family units that would not be rented. "Sale only" vacancies 


were 1 per cent or more above most other urban areas in state or fringe areas. 


‘ Fi ‘4 ‘ 7 ; - yey 


4 ; Viet be yb a heii eer eer 
; "> \ . i iyi noe P <4 7 a ie a . 
a . va - i) : a oe oe : 
F , y) @ A 


met rey i ue an a ye , ) ny 
i te OE ae 


ayant sen codalugqag’ orig ‘to Yati ldo ¥ Guba _e 


, A j i 
sfmonens mort totio: msaliaae anithytoa! , anccess feucies, ig 
aisog ! ipoiadsyeg Sup ise of) baie ahi id 
. 
i i YISIMUOS tenibe® sgbSr ‘5 d5ee 2 van Toe ure € 
boy , 3 wis prs } re YTS t¢ a) 03 Me & 1% 
thilud bos goteonsnrk) 6F esaninavihs pimoncss ore 
.eatetegers. vl fined 
4 ‘Tl. wl 
OB 3) < my sovel,bitess tear ol 
L Mz yi fount <4 ip ‘ = os sInevb & 
wi meted uw to villidtetogesy [Rubryingt 
i ) “ 4 . ub | - & T : Fr 5 ae 
Thoth 1) 4 : vt vil usted sitaw gpaiload at eabay me 


SIS, 
i... , , o 4, fs e 
Pye ut Pre : } tr iat ' F $5 | Tern vA fi, LOB IS cer & iedad a aah _ 


ave ( Ae) eS 89) 


if a 1s ti aaee of aT a 3 betaqiolivs #% YOORRRoee ae 
] a ' ‘Via 
os be : aa : - i 


“quimimebnos” Io seu edd ee’ cove sandom galeced , "i 
P in ow = A 
i tw roy f i ee an wane) j 4 Tus F ft vo Bre? a ySiiw . 294 UIGWED e 


oan >i 
ves’. aa Bee 


‘ 
es 


4 
¥ 


* 
é 
@ 


OTS shiz On SRIDUTS 3 4 ton? me bk sesiaa, of = i fw qt dee 


f rc) Dts S ce t :) « 4 JF 83 is 
? 
t 
€ a i 4 
, y wy a myer ~~ a 
~ “ ~<a j Md ; i wi me = timo ~—- oe es — * SN: 
peamelnere annie S = bs 
“| 
Lprs uti ‘eat orcas 
yond - FI4i » i i iT JF ee a 1 

: a ef dn, Sm . ‘a 
yinvod>oaestm esane eka XA | ae lini) aoleuokt 2ham 
Pt An a a east Ro. NL eoring NNO Ye Me Am site tigeis aig apace 


1. 6a Qo ie ¢ o &.% a ¢ ¢ Ca é. « rol f i oe bs iquose 


Tt '* 4 & 


0. s2 i OA A ra PS ny ; a bs BS igh f Pad 1 eee { hotquosg- 


si _— 


; r 4 ; : aes at Sukh ave ‘ ot ‘| 
raM> ae 330 .etee sda ancillewb oz eoe3 VOUS IBY a fae enti IES 


hee sve en scare 1S A Oi EE eed ee 
i 0-0 


.Yornsguono tol Ybast ¥igeet to t0% ybaow Baia gird Shab 865 ‘pave boseott (br 


ie a 


[s%04 9d? to tn99 3 q 8.0 To Seb2 tant 26 stay yaosniy oI8%, a bosmseesger al 
| . 
tats srom jsdd ef enilsodW at molsenigeib sis) Tevewon ' stead tdayn, ediau an 


_antdeoge vileyensd. .ylag “eles” tu od at gnkod as selena’, sda 
ag lonnaay “vine oleae" Rateeos ad nid bs wow ree) ei. aaa 


+a : S-5 s ave 
2851s *RhEIT FO atete of gaats gadis reitto Seon vod oe i 


Wheeling - Plan Report No. 4 iat 


They were, however, comparable to surrounding communities. Similarly, the 
vacancy rate in units "for rent" was substantially less than in other urban 


areas generally. 


TABLE 4-4 
VACANCY RATE IN WHEELING AND SELECTED PLACES 
‘Per cent Per cent Per cent Per cent 
Vacancies Vacancies Vacancies Vacancies 
For Sale For Rent For Sale For Rent 
Whee ling fest) 2.9 Wheeling Le | 259 
State Urban 
Areas ae 5.5 Arlington Hts. pra | 14.1 
Urban Fringe Deerfield Luz 8.8 
pregs ioe Sep oetE kadinde 1.8 14.2 
M : i ‘ : 
sie a IAS ra od ries he Mt. Prospect Oa) L529 
C : , 
pokacauney ded oe Northbrook Ze za 


It is expected that the 'vacancy-for sale" ratio will stay approximately the 
same or decrease slightly,reflecting an increase in vacancies, not sufficient, 
however, to offset the total increase in buildings. It is anticipated that 

as the number of multi-family structures increases, a vacancy ratio in excess 


of 5 or 6 per cent can be expected. 


Housing Profile 
General information about the general composition and housing characteristics 


is contained in Table 4-5, comparing the Village with other urban areas, and 
in Figure 4-6, comparing portions of the planning area by Census district in 
terms of pertinent factors. From Table 4-5, the following factors must be 


recognized in the development of the planning program for Wheeling: 


-Over 50 per cent of Wheeling's residential units were 
constructed in the five-year period from 1955 through 
March, 1960. Another 45 per cent have been or are being 
constructed since March, 1960. The depreciation of these 
units all at one time will provide substantial problems 
of neighborhood conservation to maintain property values 
by 1975-1980. 


In addition, major neighborhood areas were developed in 
short periods of time and similar maintenance problems 

will be occurring at the same time. These neighborhoods 
will not have the stabilizing influences of new construction 
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TABLE 4-5 
HOUSING CHARACTERISTICS OF THE VILLAGE OF WHEELING 
COMPARED WITH OTHER URBAN AREAS 


State Urban Urban Fringe Metro. 
WHEELING Areas Areas Chicago 
No. He to Wo ie 
A. Rooms per unit: 
1 69 BW “49 
Z 9 5a) Dia 
3 sD 1.9 LOGS 
4 80 433 Ae 
5 D706 Vivaats Zino 
6 239 272 EB 37 
7 63 334 6.4 
8 or more 11 .6 4.0 
Median No. Rooms- 
Zi ieunits 5 nid, 5120 4.8 
Median No. Owner- 
occupied Bie ke =e 
Median No. Renter- 
occupied 4.6 
Ba veers Sullt: 
1939 or earlier Zi? Liss 69.2 
1940-1949 91 cao Gas 
1950-1954 BLL 6.0 9.9 
(1950-Mar 1960) (1585) > (83.45) G22 sb) (40.8) (23823) 
1955-Mar 1960 1,428 Ue ioD Ves 


C. Population per 
Occupied Unit 4.1 Bie 
Owner-occupied 4.2 3.4 
Renter-occupied cine, 2.9 


D, Persons per 
Occupied Unit: 


1 person 46 ZO 
2 4 224 12.9 
3 i 306 17is6 
4 4! 492 243 
5 ~ 385 2262 
6 a 192 ire 
7 4, 56 342 
8 or more oT Pale 
Median - all units 4.1 2.8 Seo 239 


(Continued) 
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TABLE 4-5 (Cont'd.) 


State Urban Urban Fringe Metro. 
WHEELING Areas Areas Chicago 
No. i eo to We 
E. Persons per Room 
1 or less 1,462 84.1 89.8 90:50 he) 
OL or more 276 toe LO". 0 1025 L042 
F. Year moved into 
Unit: L523 
1958-Mar 1960 a2o Pat BES») Pe oh 3055 a2 eo 
1954-1957 974 6329 
1940-1953 96 643 
1939 or earlier 30 1,9 
No. of renters: 215 
1958-Mar 1960 169 78.6 
1954-1957 37 Lye 
1940-1953 9 dy ak 
1939 or earlier - 
G. Value of Owner- 
Occupied No.: 1203 520 
Less than $5,000 4 we eel) 
$5,000- 9,900 16 Leak L651 
10 ,000-14 ,900 143 Oo 24.0 
15 ,000-19 ,900 Delos i308 ap hee 
20 ,000- 24 ,900 139 9.2 ae) 
25,000 or more 16 hi Lae 
Median $17 ,000 $15,900 $17 ,000 $18 ,600 
H. Gross Rent - No.; Pale 100.0 
Less than $20 - 
$20-39 ~ 
40-59 - 
60-79 18 8.4 
80-99 31 14.4 
100-119 40 18.6 
120 or more 126 58.6 


No cash rent - 
Median 6135 $86 $93 $90 
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to help conserve or instill community spirit (Table 4-5, B). . 


-The population per housing unit--either a single-family home, 
apartment, or room--averaged 4.1 people per unit, but varied 
from 4.2 in units occupied by the owner to 3.5 in rented 
units. The: difference in’persons per-unit for’ renter ‘and 
owner reflects the size of unit and tendency of families to 
obtain housing to meet their needs (Table 4-5, C). 


-Of the March, 1960 housing inventory, over 87 per cent of 
all units had 5 or more rooms per unit and 72 per cent had 
5 rooms. 


The census includes only major rooms and excludes bathrooms, 
halls, etc., so that a great majority of the housing will 
generally be in the 3-bedroom classification. More important 
to Wheeling's planning, however, is the fact that such a high 
percentage of the housing units have 3 or more bedrooms and 
that their homes will continue to attract larger families to 
the area (Table 4-5, A). 


-Although the median number of rooms per unit is 5, owner- 
occupied units are larger (5.1 rooms per unit) than renter- 
occupied units (4.6 rooms per unit). Similarly, the median 
number of people per unit in owner-occupied housing was 4.2 
while the median rental housing was 3.5 persons. (Table 4-5, 
A, D). 


-Even with a great number of relatively large housing units, 
the number of persons per room was generally greater than 

any other urban areas in the state, including Metropolitan 
Chicago. Wheeling, therefore, has a greater number of people 
living in the same number of rooms. 


-The homogeneity of the community is again shown in the value 

of the owner-occupied housing units. Based on the owner's 
expression of value, the 1960 Census classified over 78 per 
cent of all the residential units to be valued between $15,000 
and $19,900, with the median value of all housing units $17,000. 
The median value compares favorably with other "urban fringe" 
areas. 


The concentration of homes in the $15,000 to $19,900 range 
seems to compare favorably with the income distribution in 
Preliminary Plan Report No. 3 and the anticipated share of 
the income which will be used in providing housing (20 to 

25 per cent). In view of the relatively larger family sizes, 
however, the expenditure of this proportion of income may or 
may not be reflected in the expenditures for other items 
(Table 4-5, G). 
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-In the six and one-half years prior to March, 1960 (the 
Census year), over 92 per cent of the residents of owner- 
occupied housing units and 96 per cent of the residents of 
renter-occupied housing units had moved into the Village 
(Table 4-5, F). Extending these figures through 1962, 
with the vacant units becoming occupied and all new construc- 
tion occupied, the proportion of Wheeling's total population 
which has moved in since 1954 (in the last eight years) will 
be increased to the 95 per cent level. In other words, all 
but 5 per cent of the residents have lived in Wheeling eight 
years or less, assuming the existing population remains. The 
community has no experience to determine the degree of turn- 
over in its newer residential areas. 


-Rental rates charged in Wheeling reflect the substantial 
increase in the number of new apartments being constructed. 
Census figures show over 58 per cent of the apartments 
occupied in 1960 at monthly rentals of $120 or more. A 
review of rates for apartments under construction or built 
since 1960 indicates that all will be over $120 per month, 
thereby increasing the percentage of rental units in this 
higher bracket. Also significant is the complete lack of 
any units for rent, regardless of size or age, for less than 
$60 per month. 


It is anticipated that at the $140 or higher level, rental 

units constructed in Wheeling will be in the 2-bedroom or 

more class to justify these rates. Multi-family units will 

tend to be larger in room area than in locations closer to 

Chicago, in order to maintain the high level of occupancy 

at the rates presently being charged. (Table 4-5, H). 
While Table 4-5 compares total figures for the Village to other similar urban 
areas, Figure 4-6 shows these variations by areas of the Village. In Figure 


4-6, areas where multi-family structures are built show lower percentages of 


"owner occupancy" and high ratios of "vacancies". 


A significant trend is the continuing increase in the number of rooms per 
unit in the more recent developments. For instance, Dunhurst and Meadowbrook 
have median room counts of 4.8 to 5.1; Hollywood Ridge, 5.8, and Westwood 
Ridge along Camp McDonald Road is at 6 rooms per unit. Westbrook Farms also 


has a median figure of 6 rooms per unit. 


Further comparisons can be made between the information on Figure 4-6 and 


Figure 4-7, showing the dates of major subdivisions in the planning area. 
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THE PREPARATION OF THiS MAP WAS 
FINANCED IN PART THROUGH AN URBAN 
PLANNING GRANT FROM THE HOUSING 
AND HOME FINANCE AGENCY, UNDER 
THE PROVISIONS OF SECTION 70! OF 
THE HOUSING ACT OF 1954, AS AMENDED. 
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Urban blight is insignificant in Wheeling, in terms of deteriorated or dilap- 
idated housing. Of 1,842 units, 25 are classified in the category of "potential 


blight". Significantly, however, 3 of the 4 units classified "dilapidated" 
are in the old center of Wheeling south of Dundee Road, and 17 of the dilapi- 


dated structures are in the old section of the Village north of Dundee. 


Additional problems which might result in blight in the Village are: (1) the 
protection of existing residential areas from . haphazard expansion of business 
areas; (2) lack of confidence in the Village's zoning to the extent that the 
present residential areas are not maintained; and (3) enforceable and reason- 
able regulatory tools are non-existent; if instituted, they could force 
compliance with an established standard for the Village (Housing Code). 

Adding to Wheeling's potential problem is that a great number of the dilapi- 
dated houses in Cook County are in proximity to the Village and within logical 


annexation areas of the Village. 


Consideration should be given to the development of a "conservation" program 


in the older areas generally north of Dundee and east of the railroad. 


Wheeling's development started late in 1955. The development of major subdiv- 


isions by year of recording are shown in Figure 4-7, superimposed upon an exist- 


ing land use map showing the actual development in the summer of 1962. 


It is significant to note the major subdivisions which have been improved since 
1955 through house construction and have reached the point of saturation; sub- 
divisions developed since 1960 were in the process of being improved and there- 
fore were either substantially complete or in the process of being saturated. 
Subdivisions developed prior to 1940 show a decided lack of development. In 
many instances, this is due to the complete lack of municipal facilities-- 
water, sewer, or surfaced streets, and this is especially true in the Lake 


County portion of the planning area. 


In the years 1940 through 1955, subdivisions were generally smaller and more 

nearly reflected the limited demand during this period, due partly to the war. 
A comparison of these subdivisions with Figure 4-8, showing platted lot sizes 
and flood hazard areas as mapped by the U. S. Geodetic Survey in 1962, illus- 


strates certain problems to the total development of this area. 
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Comparison of lot sizes to year of subdivision development indicates a decided 
trend from small lots (pre-1930's) to large lots (1940-1955) to not-quite-so 
small lots (1955-1959) to not-quite-so large lots (1959 or later). 


The extremely small lots of pre-1940's will become a problem as pressures 

are applied to develop these areas. Currently, much of the housing development 
in these areas utilizes more than one lot to meet the practical requirements 

of septic tank installations. However, as municipal services are provided or 
become available, the development of these areas at the existing small lot size 
can become a problem. Here again, an open land urban renewal project may be 
warranted to acquire the small lot holdings and to redevelop them into larger 
‘lots, adapted to present standards and population densities. Also inherent in 


this problem is a zoning provision for the consolidation of substandard lots. 


Village has a high density of development. The density of development is 
illustrated generally by the lot size and development indicated on Figure 4-6. 


However, many factors are cumulative since, not only do small lots increase 
the number of families possible per acre, but also in Wheeling it seems that 
the smaller lots also have the larger families. It can be expected that this 
is a logical expression of the economic choice in housing; at any given econ- 
omic level, as the family size increases, the amount available for spending on 


housing decreases. 


Density relationships are shown for selective areas of the planning area in 


Table 4-9. 


The density of development is somewhat fictitious in that the major subdivisions 
presently being developed within the Village are under standards established by 
annexation agreements or exceptions and do not reflect the slightly higher 
standards established by ordinance. An area of difficulty will be obtaining 
compliance with established ordinance standards. The Village, within the next 
few months, will have honored virtually all of the special development standards, 


and an attempt must be made to enforce legally established standards. 
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TABLE 4-9 
DENSITY IN HOUSING UNITS AND 
PEOPLE BY SELECTED AREAS 


No. of No. of Household 
Lots Persons Size for 
Area per Acre per Acre* Census Dist. 
(In Village) 
Dunhurst Heights-east of Elmhurst Rd. 4.63 20.9 435 
Dunhurst Heights-west of Elmhurst Rd. 4355 196 443 
Hollywood Ridge Unit 4 (not completed) 4.06 16.5 “iy k2 
(average for 
Village) 
(Outside Village) 
Woodview Manor-south of Camp McDonald Rd. 
west of Milwaukee Rd. Sea ee 4.04 
Bonnie Brook sub.-north of Camp McDonald 
Rd.-east of Wheeling Rd. bi6 7.6 4.54 
Prospect Heights-west side of Wheeling Rd. 
south of Willow Rd. io2 4.4 3.69 


*Persons estimated at household size as shown for that area (Figure 3-7). 


Flood hazards not reflected in planned development. Figure 4-8 also illustrates 


the problem of providing adequate storm drainage to the area. It is obvious 
that adequate planning was not required in such areas as Dunhurst Heights. 
Even in Prospect Heights' area, if originally planned or not, the flood hazards 


were obvious enough to preclude housing developments in the hazard areas. 


The Village is currently taking steps through the instigation of flood plain 
zoning to reflect this hazard. In addition, the Subdivision Ordinance requires 


the consideration and protection of drainageways for continued use as such. 


Lack of public areas. Previous residential development has not considered 
areas for the over-all educational and recreational needs. An attempt is being 
made to acquire or reserve public school and park areas in the approval of the 
Official Map. The amount of park area will be determined by the density of 
development. Areas with small lotsand large numbers of people should have more 
open space than large lot areas. However, it is in these densely developed 


areas of Wheeling that vacant land is non-existent within the neighborhoods 
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which need park space the most. Dunhurst is a prime example of a dense devel- 


Opment without adequate provision for perpetual playground areas. 


Subdivisions substitute for neighborhoods. Residential developments in 


Wheeling have been designed with a maximum use of land for buildable lots and 
with little or no concern for providing for transportation circulation or ease 
of movement between various segments of the Village. Although it is desirable 

to keep through-traffic out of residential subdivisions, it is not desirable 

to funnel all the traffic from a subdivision through a single-access route, 
thereby creating a secondary street where a minor residential street had been 
planned and designed. Meadowbrook is a prime example of the lack of circulation, 
while Dunhurst provides a number of outlets to the subdivisions but does not 
provide for the additional traffic or the outlet streets by additional design 


capacity. 


The subdivision ordinance currently being considered and the proposed Official 
Map will assist the Village in reviewing new subdivisions for adequacy of street 


design (width) and for connections with existing street patterns. 


Trend in housing seems to be toward larger housing units. A review of the 


major housing developments both in the Village and surrounding area indicates 
that the homes are substantially bigger than those constructed in the 1955-1959 
period. The prices also have increased substantially in excess of the building 


costs to indicate that larger residential units are being constructed. 


A brief summary of some 150 home owners in a building development since 1961 
indicates that there is no basic change in the young-family-with-children char- 
acteristic, but that family incomes are $1,000-1,400 higher than in 1960. The 
typical price of homes being purchased is in the $20,000-30,000 range, and 
there is a changing characteristic in the occupations of the new home owners 


to a higher percentage of professional and sales people with some college experience 


How many and when. The estimation of the saturated population in Preliminary 
Plan Report No. 3 was based on the total number of units which can be constructed 
on the land area available after providing for school sites, park sites, streets 


and unusable land, within the present zoning regulations. 
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It is estimated that over 4,300 residential units, or 2,450 additional units 
can still be constructed in Wheeling's present corporate limits. At an annual 
building rate of 300 units per year, in slightly over eight years the present 
Village could reach saturation. This probably will not occur because (1) 
annexations will change the boundaries of the Village, (2) apartments have not 
been considered for construction in business districts as presently provided 
by ordinance, and (3) the availability of land decreases as the area approaches 
saturation. Similarly, potential development is shown for the Village, Park 
District, School District No. 21, and the planning area, in Table 4-10: 


TABLE 4-10 
EXISTING ZONING 


1960 Potential Potential No. 

1960 Housing Saturated of Housing 
Population Units Population* Units** 
Village of Wheeling 7,169 1,842 17,900 4,300 
Park District S435 2,086 16,900 4,230 
Senogr*prstrict. Noy “21 TL yole 2.96" 102 ,000 25,500 
Planning. Area 16 ,094 4,240 117 ,000 29 ,200 


*Assumed at a 4-person household. 


**See qualifications, Planning Report No. 3. 


Figure 4-11 shows the potential housing units broken down by census enumeration 
district. The allocation of housing units to an area was based on the potential 
housing counts of this report and the actual 1960 Census Housing Counts. 
Readily illustrated is the varying degree of density which can be obtained by 
zoning regulations. The enumeration district containing Pal-Waukee Airport 

is zoned Industrial and therefore no potential residential development is pro- 
posed. Both districts immediately north and south of this district are zoned 
extensively Multi-family. The northern district is two-thirds Multi-family 

and one-third Industrial, but will provide for some 4,000 additional housing 
units under present zoning. The census district south of Pal-Waukee Airport 
has approximately the south one-half zoned Single-family and the north one-half 


zoned Multi-family, for a total increase of over 4,300 units in this area. 


a MA ) 1 
ce nas ey ne page et NS — en ey A NA AE ma 1 ser ey a gpa aay alm ARRAS ty 8 caret pa A en Ap MP te AIO wets 


feunms om TA pe afo Sjotogdee: Jndeore ications fs bosawadante, ‘a ee i 
: i is 

ryeang ota pipet pik yayvo Vitti fs, 3BS¢. ey 2akite OOF fo sone 

(5) suvaced wae0 tom liky viditierq eltT “nolieuiiaee doaee Diu 

ow svad etaemtrecs (9) J oenltl9 ofy De .eatrsbnved ote sededa File Sree 
‘ _ h ; " - ® val es >. ce nx h 
Wel W IT Vi Pees & Ba TIRE SPSRLAVG iad Te IOI I840.9 10 ho table 


- bed ‘ ‘ ww i ; 3 
nt; nt q wats j esi f wel a* yo titdsal lawe ssit ‘, t.) bre Ps goreind 


rinneia’ en wre yi! vio SSIS “td bee 


; 
7 y P 
wa * as 
' 
\44 +) . 
hw hat 
‘ wana seiny eet mae ttn ta penitent er 
4 4 (2 
) 4 
> f 
bey f thi we I a 4 
: ‘i 
{ ‘ i ¢ 
$i (i ( ee eh 8, ti ea { 
ae ~ wre an eaitonsinareseatfi ented ner ga ary 


jie Be OG. $0) rae. Are. £3 (s olf salvar 


v or 
a 


2Longaiad fi tegen Re rs Bi 
4 LC oF Pook aetames 4g aarod a satrap a 


nKOLe Tamuny nao yd nwob faded eaten g@abhiod Dabo fog aig aivroste Th 
Hd 110 ad) 2s ax os sar an haudad to re laeoolts. i a iam 
Sjnuod gotevol evened? 0081 Lemise ett boa dieqos exda 40 eYinwos pak 
intatdo 4 Hotiw yitanet Ie4 pasa gil ye sR and a by tee tout £2 ae: 

TOUUTA sodas a F gritos sieeo tydttelb adisevenued oct. -whoboaln 
ntq et tneagolaveh Ielansbleay lergnede goer oreleradd bas Isivjadbal ty 
besos 918 Ja lb eidy Yo. dtuce bie dador ¥ be Sabet’ a tots jeth daoti 
bw} bal) eb yida-ows at Joke dat wattron eat et bow’ = bbiats ciaviestodt 
gnaievod 18 rolstbba © OO. * amon Tot eh trig i LLw aud iki wie bubds~ono: 
jroqitA soduMl-Iel Yo diauoe® Jatwans Buena A? en tino! sageoag tabee at int 
ilad-sno diton edo bos yilmal-ai gate baaos badder kee orld ‘pfestxosge ' 
eora aidd at @iitne OOC.® sawo to eaaeaton! THIod & 70% pelbmet-aatae 


: ap, : F 
¥ See in vie A ; 
Via ai : nl 
ene ue is f Array ee) My 
' ( ye f Do, oe Rea TES 
i * 4 as P 5 
ees y " ud i peahek a 
| t 
int a ‘i Sao ay 


1200 


® bi 320 
a 


THE PREPARATION OF THIS MAP WAS 
FINANCED IN PART THROUGH AN URBAN 
PLANNING GRANT FROM THE HOUSING 
AND HOME FINANCE AGENCY, UNDER 
THE PROVISIONS OF SECTION 7O! OF 
THE HOUSING ACT OF 1954, AS AMENDED, 
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The potential multi-family use in Wheeling and the planning area under existing 
zoning is shown in Table 4-12. This table indicates that about 50 per cent of 
the total living units in the area will be in multi-family structures upon 
complete development, suggesting the probable scope of rezoning that will be 


necessary to attain the goals eventually decided upon by the Village. 


Present zoning will allow some additional 3,000 multi-family units in Village 
areas zoned but not utilized for Multi-family and Business. Business areas 
must be included inasmuch as apartments are a permitted use above the first 
floor and may be constructed on the first floor by Board permission. Present 
zoning of County areas would provide an additional estimated 13,000 units. 
Therefore, a total of 16,000 multi-family units could be constructed in the 
planning area if l-bedroom apartments are constructed in Wheeling, or 15,400 
if 3-bedroom units are constructed in Wheeling. Cook County zoning does not 


make a distinction in size of apartment to land area. 


The probability of reducing the eventual development of multi-family structures 
is not great. A review of zoning actions at the County level indicates the 
trend to request higher intensity of land use. This trend can be expected to 
continue in the County and Village. It is merely speculation as to how the 
Village and County will react to these requests. However, the County has been 
allowing more intense uses and the Village also has allowed isolated rezoning 
of multi-family areas. Therefore, unless a change in basic concept of the 
Village and County zoning becomes evident, it can be assumed that additional 


multi-family areas will become available. 


The adoption of an Official Plan suggesting rezoning of some of the multi-family 
areas in the surrounding unincorporated area will have little effect upon the 
present Multi-family zoning in this unincorporated area unless it is annexed 


to the Village. 


Residential problem areas to be considered by the Village in the over-all 
planning program. Growth seems to be a principal problem of the Village of 


Wheeling and surrounding unincorporated areas. Rapid growth has brought many 


people together under the jurisdiction of a number of small governmental units. 
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TABLE 4-12 
SUMMARY OF POTENTIAL DEVELOPMENT 
_MULTI-FAMILY UNITS WITHIN EXISTING ZONING 


Planning Area 


WHEELING _—s—~Planning Area (incl. Wheeling) 
Area zoned Multi-Family 40 £95 635 
Area zoned Business 
(multi-family allowed) 205 131 336 
Areas utilized* for 
Multi-family i] 3 14 
Business 72 58 130 


Potential Multi-family: 
l=-bedroom or efficiency 580 (M-F) ( 16,018 
2,460 (Bus) ( 


(41,880 (M-F) 


2-bedroom 522 (M-F) 
2,214 (Bus) eens? 15,716 
3-bedroom or more 464 (M-F) , 
1,968 (Bus) 15,410 
Per cent development in 
Multi-family at saturation: 
l-bedroom or efficiency 50,27 ( 50.0% 
ATs Dh ( 51347 Los 
44.5% ( 48.9% 


*Assuming all areas utilized were within appropriate zoning district. 


They have experienced severe strain in their financial ability to maintain 
adequate services and to establish regulatory controls for future development. 
In at least one instance a new unit of government (Park District) was organized 
to provide additional services. A very good job has been accomplished, however. 
The schools have met the crisis, which still exists, and will continue to do so. 
The Village has continued increasing its controls and standards of deve lopment 


as well as enforcement of desirable development. 


The mass growth, however, has resulted in: 
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(1) Lack of public open space for: development as park 
and school sites. 


(2) Inability to develop as rapidly as desirable 
"neighborhood planning" concepts relating to the 
interaction of street coordination and continuity 
of the street system. 


(3) An attempt to develop numerous community organizations 
to prove the stabilizing effect of an established 
community. However, with an overwhelming majority 
(90-95%) of the people living eight years or less in 
Wheeling, there still has not developed a singular 
goal or purpose in the community. 


A future problem will be the mass aging of residential ee cretuces at the 
same rate for entire subdivisions, which will require a continuing effort 
on the part of the residents for maintaining the character of the area and 
an effective regulatory and enforcement program by the Village to establish 


standards for housing in Wheeling. 


The use of annexation agreements has in the past been made with potential 
developers rather than with adjoining interested communities. The need for 
joint inter-municipal agreements as to standards of development is strong, to 
combat the "playing off" of one municipality with another in development 
standards. This also is true of coordination with the county toward a general 


goal for the entire area. 


The Village currently has at least one area where further blight is possible. 
Also, as annexations are made to the north, additional segments of potential 
blight will make necessary concerted efforts to conserve the residential qual- 
ities of those areas through urban renewal conservation and rehabilitation. 


In fact, the Village possibly should annex to achieve control of those areas. 


Annexation will also bring other problems, such as development of old subdiv- 
isions. The lack of utilities, archaic subdivision layouts, inappropriate lot 
sizes, numerous owners, and tax delinquencies will pose problems which will have 
to be met either through an effective education program coupled with zoning 


regulations, or even possibly with open space urban renewal programs. 
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The opposite problem can be expected from older, larger lot subdivisions. 

The lot sizes may make improvements of these oareas marginal in terms of 
utility facilities, streets, etc., now being required by the Village. Again, 
consideration may have to be given to methods of resubdividing these areas 


to meet existing standards. 


The Village, Park District and School District No. 21 have recognized the 
various undeveloped flood hazard areas by providing for eventual acquisition 
of some for public purposes and providing for development regulations con- 
trolling the use of the flood hazard areas. In addition, positive steps 
should be taken in conjunction with other appropriate governmental units in 


deciding upon a surface drainage scheme and its development. 


Other basic problems include: the development of residential areas in proximity 
to non-residential areas, with adequate protection to both; allowing residen- 
tial uses to be intermingled with commercial uses; determining the relation- 
ship of the various types of housing in the community in terms of single or 


multi-family homes, and controlling the density of development of the area. 
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